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TheSchoolofBusinessatNorfolkStateUniversityisdelightedthatithashadtheopportunitytoservethelocalcommunitythroughthisrevitalizationstudyHoweverwecouldnothaveaccomplishedwhatwehlVewithoutthehardvorkandsupportofthefollowingoutsidecommitteemembersJATheHonorableHandyWrightCoChairWarrenPfisherVicePresidentHomeSavingsBankRobertGGarguilloCityofNorfolkDepartmentofDevelopmentLHobertLaytonNorfolkPlanningCommissionRBrianTownsendCityofNorfolkDepartmentofCityPlanningCodesAdministraticmInfrastmctureAnalysisSeniorChiefPettyOfficerRonaldWebbertSNavyEqualOpportunityAdvisorLittleCreclAmphibiousBaseDonJilliamsNorfolkPlanningCommissionKentLXfinquistPresidentLittleCreekEastMerchll1tsAssociationThefollowingSchoolofB11SinessfacultyservedonthecommitteeandhadprirnaryresponsibilityfororganizingthecommitteeselTortsexecutingtheMarketStudyandHousingAnalysisaswellpublishingthereportDrGranvilleMSawyerJrCoExecutiveDirectorDrMarshallMFriedmanCoExecutiveDirectorDrStephenECrlcichMarketStudyandEditorialDirectorMrJonStuartHousingAnalysisandPublicationDirectorMrILtribhaiKThakkarMsChelseaSlIalLCommitteeSecreuryTheseindividualsaretrulytobecommendedforperformingatastellarleveloverthepastsixmonthsTheUniversityandSchoolofBusinesslookforwardtobeingapartoftheLittleCreekTaskForcewhichVvillbuildonthefoundationprovidedbythisreportaswellasparticipatinginfuturecollaborativeendeavorsDrJosephLDoydCoChairDeanSchoolofBusinessNorfolkSteltetniversity2



ThepurposeofthisstudyistoprovideananalysisofEastLittleCreekRoadELCRanditssurroundsfrom164toShoreDriveuponwhicharevitalizationplanfortheretailcorridorcanbedevelopedTheresultsofthisanalysiscanbeusedbyofficialsoftheCityofNorfolkbusinesspersonspropertyownerstheUSNavyandarearesidentstoensureandenhancethefutureofELCRThisareahadestimatedretailsalesof403millionin1993ComparethistothesalesoftheJanafMilitaryCircleareaof2133millionforthesameyearTheimportanceofthecorridorasacommercialareaandasaresourcetotheCityisreadilyapparentHowevertherehasbeenadecreaseof14percentinretailsalesalongthoseportionsofELCRstudiedbytheCitybetweenlQ89and1993ThereforesomethinghastobedonetopreventafurtherdeclinewhichcouldputanendtothecorridorscommercialviabilityThestudyisdividedintofivesectionsintroductionmarketstudyhousinginfrastmcturepublicprivateincentivesConclusionsandrecommendationsaremadeattheendofeachsectionThemarketstudydesignedtoassessthecommercialviabilityofthecorridorshowsthatevenwhenveryconservativelydrawnthetradeareaoftheELCRretailcorridorhasapopulationofapproximately158000whichisequivalentto53percentofthepopulationoftheCityofNorfolkThetradeareaanalysisalsoshowsthatover50percentoftheshopperscomefromoutsideoftheCityTheseshoppersalongwithcommuterswhoworkintheareaandthosewhoshopatthecommissariesandexchangesonthenavalbasesrepresentaverylargepotentialmarketwhichcanbetappedbyELCRInotherwordslargenumbersofpeoplecomeintotheareabutforavarietyofreasonsareeithernotshoppingornotspendingasmuchmoneyastheymightgivenamoreappropriaterangeofgoodsandservicesAnanalysisofretailandconsumerspendingontheELCRcorridorsupportedbyadditionalsurveysofcorridorshoppersandmerchantsshowsthatthesemissinggoodsandservicesareinthecategoriesofapparelentertainmentfoodawayfromhomeandfurnitureThereisthemarketpotentialtosupportashoppingcenterofspecialtyclothingstoresanchoredbyadepartmentstoreaminientertainmentcomplexandotherentertainmentattractions



moremidscalefamilyrestaurantsandadtheVirginiaDepartmentofTransportationditionalfurnitureretailersAmeasurablewhichwillberesponsibleformakingsomeproportionofthesepotentialsaleswouldofthelongtermimprovementstothecorriresultinanetincreaseinsalestaxrevenuedorestablishmentandmonitoringoftheadtotheCityherencetoabusinesspracticescodeThisisespeciallyimportantasafewmerchantsAsurveyoflittleCreekAmphibiousBasehavehurtthoseethicalbusinesseswhichpersonnelrevealedthattomanytheimageconstitutethevastmajorityonELCRItofthewholeofELCRisdrivenbyasmallshouldcoordinatesecurityactivitiesfortheyetdistinctivesetofnichebusinessesespeareaandworkwiththeotherstakeholdersciallythoselocatedjustoutsideofthebasetosponsorrecreationalactivitiesespeciallyYoungenlistedpersonnelandnewarrivalsforareateenstothisdutystationarecounseledtoavoidpatronizingthistypeofbusinessEverythingWithregardtohousingitisrecommendedshouldbedonetochangetheappearancethataLittleCreekPrideWeekendisdevelofthisareaanditscurrentimageandmakeopedThepurposeofthisweekendistoELCRmoreattractivetobasepersonnelhelpbeautifytheareaandcreateasenseofChangingthisimageaswithotherrecomcommunityamongresidentsTheCitymendationsmadewillrequireajointefshouldenforcethecitycodeinrelationtofortbetweentheNavytheCityofNorfolkthoseactivitieswhichifnotrestricteddeareamerchantsandpropertyownersandgradetheareaanditsimagesuchasabancommunityresidentsdonedcarstheparkingofcarsboatstrailersrecreationalandcommercialvehiclesAstrongumbrellabusinessorganizationandsignsofalltypesStrongertiesshouldwithfulltimestaffrepresentingalloflittlebeforgedbetweentheNavyWelcomeCenCreekRoadbothEastandWestisneededtersareamerchantsrealestatefmanceandtocoordinateandprovideaunifiedapinsuranceprofessionalsandtheCitytohelpproachtorevitalizationeffortsThisorgacreateamorepositiveimagefortheareanizationwouldcexfiinatethedevelopmentandimprovethehousingandrentalmaranddistributionofpromotionalmaterialsketsAllstakeholdersshouldcometogethersuchascouponbooksmapsoftheshoptodevelopgatewaysparksoropenspacespingareaabusinessdirectoryalongwithleadingtotheresidentialcommunitiesalongalogoandsloganfortheareaandwouldthecorridorasanotherwayofupgradingorganizespecialeventssuchassalesdaystheaestheticsoftheareaandparadesTheorganizationwouldliaisewiththeCitytheNavyandtheotherstakeWithrespecttoinfrastructureitwasfoundholdersonallphasesofrevitalizationandthatthecurrentrightofwaywasestablished10othercommunitydevelopmentneedssuchinthepostWorldWarIIeraThusthereareastechnicalassistanceandtrainingtosmallsomelimitedrightofwayexpansionopbusinessesestablishmentandmonitoringtionsfortheELCRcorridorPoortrafficflowofarchitecturalstandardsforfacadesandalongthecorridorandtheassociatedconsignagedevelopingalongtermpartnergestionandtrafficaccidentsareadeterrentshipwithgovernmentalagenciessuchastotheattractionofshoppersduringthepeakr4



Jl5trafficperiodsThepoortrafficflowundoubtedlydiscouragescommutersfromstoppingontheirwaytoandfromworkandmayhinderthedeliveryofgoodstobusinessesalongthecorridorthuscausingsomecommercialorganizationstomoveawayanddeterringothersfromlocatingonthecorridorForseveralreasonsthecorridorsaestheticappealislowThesewouldincludelackofsignagecontrolsignageclutterpoorqualitypavementpavementwhichretainsstormwaterpoorbuildingmaintenanceandlackofappropriateoffstreetparkingalongsomepartsofthecorridorDoingnothingprobablywouldleadtoafurtherdeclineinthecommercialviabilityoftheareaAllstakeholderswouldloseifthishappensItisrecommendedthatacombinationofshortandlongtermimprovementstotheinfrastructureshouldbemadeFundsalreadycommittedunderthefederallyfundedCongestionMitigationandAirQualityProgramwillbeusedtoupgradethetrafficsignalizationsystemalongthewholeofLittleCreekRoadWhenthesystemiscompletedin1997asynchronizedandlinkedtrafficcontrolsystemwillimprovetheflowoftrafficalongthecorridorAdetailedtopographicsurveyneedstobeundertakenfromthatpartofELCRapproximatelyfromtheintersectionofSewellsPointRoadtoapointjusteastofMilitaryHighwayThissurveywillidentifyredundantcurbcutsillegalencroachmentstotherightofwayandadditionstotherightofwaythatmaybenecessarytomakesignificantstreetscapeimprovementsMediansthatexistalongELCRfrom164toSouthernShoppingCentershouldbelandscapedThiswillmakethisareamoreaestheticallyappealingandeliminatetheneedforgrassmowingThenosesthatoccurinthemedianbreaksandintersectionsofthatpartofELCRfromjustwestofNancyDrivetoAzaleaGardenRoadorMeadowCreekRoadshouldalsobelandscapedThemediansactaspartoftheareasstormdrainagesystemsothattheycannotbefullylandscapeduntilanundergroundstormdrainagesystemisinstalledThislandscapingwouldresultinasignificantvisualimprovementtotheareaatareasonablecostInthelongrunthefeasibilityofmodernizingthestormdrainagesystemofthatpartofthecorridorfromapproximatelyMilitaryHighwaytojustwestofShoreDriveshouldbeassessedOtherpossiblelongtermimprovementstothecorridorareamightbetheadditionofmoretravellaneswithassociatedutilityundergroundingcomprehensivelandscapingandamodernizedlightingschemePublicandprivateincentivesofvarioustypesshouldbemadeavailabletopropertyandbusinessownersinordertoencouragethemtomakenecessaryphysicalimprovementsAgenciesoftheCityofNorfolkcouldgivepropertyownerslowinterestloansandorgrantstodemolishexistingstructuresormakeneededimprovementsInadditionapackageoftaxincentivesmightbeofferedbytheCitytoaidintheaccomplishmentoftheseobjectivesTheseinvestmentsbytheCitywillleadtoanincreaseinsalestaxandrelatedrevenuesandthepropertytaxbaseastherevitalizationprocessprogressesrI5



AtaskforcemadeupofrepresentativesofThestakeholdersshoulddevelopaallinterestedandaffectedpartiesshouldLittleCreekPrideWeekendtobeaubeappointedtooverseetheimplementatifytheareacreateprideintheareationoftherecommendationsmadeinthisandtocreateasenseofcommunityreportandthedevelopmentoffurthersolutionsThiswouldincludeallstakeholdEnforcethecitycodeinordertocreerspreviouslyidentifiedsothatallrelevantateandmaintainapositiveimageforpartiesbuyintotheprocessThisreportthearearepresentsjustthebeginningofaprocesswhichwilltakeyearstounfoldandproCreatestrongertiesbetweenthevidetheCitywithatestbedtodevelopandNavyWelcomeCentersandareaperfectrevitalizationstrategiesandmethmerchantsrealestatefinanceodologieswhichcanbeappliedtootherandinsuranceprofessionalsareasoftheCityandCityofficialsThefollowingrecommendationsaremadeImprovetheflowoftrafficalongELCRbyupgradingthetrafficImprovetheimageofELCRnearsignalizationcontrolsystemtheintersectionofELCRandShorealongthecorridorDriveLandscapethemediansorportionsImprovetheaestheticsoftheELCRofthemediansatvariouspointscorridoralongthecorridorOpenashoppingcenterofspecialtyUndertakeadetailedtopographicclothingstoresanchoredbyadesurveyforthatportionofthecorripartmentstoredorbetweenSewellsPointRoadandBiCountyRoadOpenaminientertainmentcenterPublicandprivateincentivesofvariFormanumbrellabusinessassociaoustypesshouldbemadeavailabletionforEastandWestLittleCreektopropertyandbusinessownerstoRoadtopromotethebusinesses10encouragephysicalimprovementscatedonthecorridortocreateandmaintainapositiveimagefortheOpenadditionalgatewaysintoresicorridortoactasaliaisonwiththedentialneighborhoodssimilartotheNavyandotherareastakeholdersoneleadingtoCameliaShoresandestablishandmonitorabusinesspracticescodeFormataskforcecomposedofallareastakeholderstooverseeimplementationoftheplan
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IlocatedinthecorridororforfuturebusinesslocationconsiderationsItwillprovidebusinessownerswithdataneededtomakeinformeddecisionsleadingtodesiredgrowthanddevelopmentThisreportwillalsoprovidecityplannerswithinformationtheycanusetodeterminehowbesttoassisttheareainrealizingitsgrowthpotentialThisreportwillalsobevaluabletootherstakeholdersintheareasuchasthemilitaryWithlargenavalbasesatbothendstheELCRareadependsonmilitarypersonnelforasignificantportionofitseconomicactivityThereportevaluatesthisrelationshipandprovidessuggestionsconcerninghowtoimproveitELCRhasalonghistoryandhasundergoneaseriesofincarnationssincetheturnofthecenturyAttheturnofthecenturytherouteofLittleCreekRoadasweknowittodayfromHamptonBoulevardtoShoreDrivedidnotexistinitsentiretyInfacttheportionofthestreetwhichdidnotexistprimarilyfromwhatistodayHamptonBoulevardtojusteastofGranbyStreetwascalledSewellsPointRoadTotheeastmostofthelandwasfarmlandandthestreetwaslittlemorethanacountryroadBy1923theportionofthestreetfromHamptonBoulevardtotheWardsCornerwasincludedintheareathatwasannexedintotheCityofNorfolkDuringtheperiodbetween19301950littleadditionalcommercialdevelopmentoccurredalongthestreeteastofWardsCornerTheLittleCreekAmphibiousBasedidcomeintobeingduringWorldWarnIn1955theCityannexedaportionoftheeasternsectionofwhatistodaytheLittleCreekRoadcorridorfromtheWardsCornerareaeasttoneartheintersectionofMilitaryHighwayAtthistimetheCitychangedthenameofthestreettoLittleCreekRoadsothattheentirelengthofthestreethadonenameDevelopmentduringthisperiodconsistedofanumberoftracthousesubdivisionsadjacenttothecorridorwithamajorityofthelandfrontingonthecmridoritselfremaininginagriculturaluseBythelate1950sandearly1960sSouthernShoppingCenterandRooseveltShoppingCenterhadbeenbuiltandcommercialdevelopmentthatappearstodaybegantofillthelandfrontingthecorridorfromwesttoeastDuringthisperiodthestreetitselfalsoreacheditsrightofwayandpavementwidthsthatarevisibletodayIn1959theCityannexedthefinalportionofthecorridorfromMilitaryHighwaytoShoreDrive



LittleCreekRoadisapproximatelyfiveandonehalfmileslongItislocatedinthenorthernpartoftheCityandrunsfromHamptonBoulevardeasttoShoreDriveTheNorfolkNavalBaseislocatedatitsWesternterminusTheUSNavyAmphibiousBaseislocatedattheeasternendoftheELCRThislocationmakesELCRnomorethantwentyminutesfromdowntownNorfolktheAtlanticOceantheChesapeakeBaymuchofVirginiaBeachandbothNavalBasesItisalsoaccessiblefromInterstate64andintersectsseveralmajornorthsouthroadwaysincludingGranbyStreetTidewaterDriveandChesapeakeBoulevardConvenienceassociatedwithitsgeographiclocationisonereasonwhyover425businessesandfourshoppingcentersarelocatedalongthisrelativelyshortthoroughfare



ThereportisdividedintofoursectionsThefirstsectionisamarkctstudyoftheRLCRcorridorAnimportantpartofthissectionofthestudyisadeterminationofthetradeareaforthemerchantsinthecorridorDefinitionofthetradeortradingareaisessentialforasscssingtheviabilityofaretailentityInthiscasearetailcorridorTheviabilityisthcndeterminedusingamixofdemographicconsumerspendingandbusinesssalesdataRetailopportunitiesforthecorridorarethcnidentifiedTheresultsofshopperAmphibiousBasepersonnelandbusinessownersurveysarepresentedalongwithananalysisoftheimportanccoftheNavytotheareaThemarketstudysectionconcludeswithrecommendationsforstrategicrevitalizationoftheELCRareaThesecondsectioncontainsanandysisofthecurrenthousinginvcntoryandadiscussionofthedemographicandeconomicprofileoftheresidentswholiveinneighborhoodsclosetotheELCRcorridorThisisfollowedbyadiscussionoftheconditionofthehousinginventorythatexistsinthetradeareaNextthereisadiscussionofthevacancyrateandthevalueofrealestateinthetradeareaThefinalpartofthissectioncontainsconclusionsandrecommendationsThethirdsectionorthereportcontainsadescriptionandanaIysisoftheinfrastructureoftheELCRcorridorFirstitincludesanevaluationandappraisaloftheinfrastmctureofthetradeareaNextisadiscussionoftheeffectofthecurrentinfrastmctureonthemarketpotentialofthetradeareaThisisfollowedbyapresentationofpossiblebeautificationeffortsonthemarketpotentialofthecorridorThefinalpartofthissectioncontainsconclusionsandrecommendationsThefinalsectionofthereportcontainsashortdiscussionofinvestmentincentiveswhichCityagenciesmightdeveloptofacilitateredevelopmentalongtheELCRcorridor



MARKETSTUDYQaCtvESoTheobjectivesofthisstudywerebaseddirectlyonthoseformarketstudiesasdescribedintheCityPlanningCommissionreportofAugust161994entitledCommercialAreaRevitalizationStrategyl1CommercialAreaRevitalizationStrategyCityPlanningCommissionDepartmentofCityPlanningandCodesAdministrationAugust161994p8GEOGRAPHICDEFINITIONOFTHECORRIDORThefirststeptowardexecutionofthemarketstudywasadefinitionofthegeographicboundariesofthecommercialcorridorFromdiscussionsbythefullcommitteeitwasdecidedthatthedesignatedretailcorridorshouldbefromthe164overpassatthewestendtoShoreDriveattheeastendThismeantthatSouthernShoppingCenterandapartoftheShoreDrivecommercialareaidentifiedbytheDepartmentofCityPlanningasdistinctcommercialareaswouldbecomepartoftheELCRmarketstudyDEFININGTHETRADEAREATodefinetheELCRcommercialcorridorstradeareaalicenseplateanalysiswasundertakenThelicenseplatenumbersofallpassengervehiclesparkedoutsideretailbusinessesinthecorridorwererecordedThiswasdoneoveraperiodoftendaysduringweekdaysattheweekendandatalldifferenttimesduringthedayApproximately1800licenseplatenumberswerecollectedTenpercentofallvehicleshadoutofstatelicenseplateswhichareassumedtobelongtoactivedutymilitary
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Thcsclicenseplatenumbersalongwithmothcr1100collectedatSSSCarWashonELCRweresenttotheVirginiaDepartmentofMotorVehicleswhoreturnedtoustheaddresscsoftheoperatorsofthosevehiclesTheaddresscswereinputtedintoageographicinformationsystemGIScomputerprogramwhichconvertstheaddressesintogeographiclongitudeandlatitudccoordinatesThesecoordinateswerethenplottedonamapofthcarcaTheplotsfromtheAlmostasmanyVirginiaBcachresidentspatronizethcELCRshoppingcorridorasNorfolkresidentsGiventhislargeinfluxofnonNorfolkrcsidentsintotheareatremendouspotentialexiststohavethemspendmoremoneyontheirshoppingtripsandaddtotheCityssalesreceiptrevenuesBasedonthedistributionofcustomeraddresscstheareamakinguptheretailtradcareawasdelineatedInfacttherearetwotradeareasFirstiswhatwehavetermedTABLE1CityofResidenceofELCRCustomerSampleCiTYNORFOLKVIRGiNIABEACHCHESAPEAKEHAMPTONPORTSMOUTHNEWPORTNEWSTOTALtwomajorsamplesoflicenseplatcswcrecomparedandfoundtopreciselymatcheachotheraswerecustomeraddressesprovidedbytwootherbusinessownersonELCRThesefoursampleswerethencombinedtoproducetheplotof2545addressesshowninFigure2ThedistributionofcustomeraddressesamongthcciticsofHamptonRoadsispresentedinTable1Ascanbereadilyseenonly448pcrcentofthoseshoppingonELCHliveintheCityofNorfolkThemajority552percentresideinotherarcacitiesNUMBERPERCENTAGE1140102519572714244840377282816254510OthcresidentialtradeareawhichincludesthosepeoplewhoshoponELCRprimarilybecauscitslocationisconvenienttowheretheyliveThisresidentialtradeareawasformedbyselectingthosecensustractswiththehighestconcentrationsofaddressesfromtheGISplotandwerecontiguoustotheELCRretailcorridorThisshowninFigure3Itshouldbenotedthatthedelineationofthisresidentialtradeareawasveryconservativcsinceonly227percentoftheshoppersaddressesarecontainedbythisareaNormallybctween50and70percentofshoppersresidencesareusedtodefineatradeareaByinspectionofFigure2itcanbereadilyseen
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Table2PQPulionofTradeAreabyRltCeComparedtoAssumectTradeAreaandCnv1990CensusFJVc1331019214SA9541615758509220891O2OJ2116568153168191130165241165iiO57314086i1747694thatinclusionof50percentofshopperaddresseswouldincrcasethetradeareatoencompassallofNorfolkpartsofHamptonNewportNewsChesapeakeandPortsmouthaswellasalargeproportionofVirginiaBeachIfthishadbeendoneareastatisticswouldhavebeenatlcastdoublethosereportedSecondthereiswhatwehavetermedtheconunutertradeareaThisismadeupofcensustractsthathavehighconcentrationsofshoppersbutlivedtoofarawayfromELCRtobeconsideredpartoftheresidentialtradeareaTheirshoppingonELCRisprimarilybecausetheyworkinthevicinityratherthanliveinthetradeareaTheremaining773percentofshoppersaddressesfellintothiscategoryThefirstthingtonoticeabouttheresidentialtradeareaisitssizeThecommitteeinitiallydesignatedanareaforpreliminaryanalysiswhichitconsideredwouldapproximatethetradeareaThisassumedtradeareaisshownastheinnerareaoutAsSliNEoTRMlEAREAiAeTUALTRADeAREA3CylOTAtDTAlEAREAASOfCrrYACTuALTAREAASAOFQyInCludesTwliact5frrmVirgiruaBeachlinedingreeninFigure4ItcanbereadilyseenthatthcactualresidentialtradeareaissubstantiallylargerthanwasinitiallythoughtnotherwordsthereachofELCHasaretaildrawismuchwiderthanwasatfirstsurmisedanditsimportancetoarearcsidentsandtheCitywasseriouslyunderestimatedResultsoftheWardsCornerRevitalizationStudywhichincludeddatafromSouthernShoppingCcnterhadbeeninterpretedassuggestingthat164formedaphysicalandpsychologicalbarrierwhichveryfewshopperswouldcrossThisbeingespeciallytrueofthoselivingtothceastof164sinceWardsCornerwasdeemedmuchlessofaretaildrawthanSouthernShoppingCenterThislcdtotheoriginaltradeareabeingcontainedonitswesternsideby164AscanbeseeninFigure3thisnotionparticularlyforresidentswestof164isnotsupportedbythepresentstudywhichisbaseduponafarlargersamplethantheWardsCornerStudy



ThepopulationandracialbreakdownoftheresidentialtradeareaispresentedinTable2andFigure5TheseincludecomparativefiguresfortheassumedtradeareaandtheCityasawholethetradeareacontainstwocensustractsfromtheCityofVirginiaBeachwhichadd18639totheresidentialtradeareapopulationcountThetotalpopulationoftheresidentialtradeareais157938givingitoverthreetimesthepopulationoftheassumedtradeareaandequalto53percentofthepopulationoftheCityofNorfolkBearinmindthatDemographicallytheresidentialtradeareaisverysimilarincompositiontotheCityasawholeRaciallyitissomewhatmorewhitelessAfricanAmericanandmoreAsianMedianhouseholdincomeis10percenthigherthantheCityHoweverifthefivetractswith
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Figure6ELCRCORRIDORCENSUSTRACTStIELCRCorridorlowincomes12percentofhouseholdsareexcludedthenthemedianincomeofthetradeareaincreasestoover27000whichisalmost20percenthigherthantheCityThereforeapartfromafewcensustractstheELCRresidentialtradeareaisrelativelyaffluentandshouldbeattractivetopotentialretailersOtherdemographiccharacteristicsoftheresidentialtradeareacomparedtotheCityareintheAppendixpagesAIA12SPENDINGPATTERNSANDPURCHASINGPOWERINTHETRADEAREATable3showsthesalesintheELCRcorridorcomparedtototalsalesoftheresidentialtradeareabrokendownbymajorretailandservicecategoriesForbusinessdatagenerationpurposestheELCRcorridorincludesallcensusblockgroupsthatlineELCRTheseareshowninFigure6Totalannualsalesintheresidentialtradeareaare114billionwiththeELCRcorridorcapturing34percentofthatat403millionComparethistotheannualsalesofMilitaryCircleandJanaf



Table4MajorCategoriesofOutShoppingintheResidentialTradeAreaTotalELCROutRetailSpendingSalesShopping1CaptureCategoryOOOsOOOsOOOsRate2ApPARELWQYENS41468600035468145MENS24934270022234108CHILDRENS50239004123179FOOTWEAR1429199004391698OTHER16613630010313379FURNITURE18970680012170358ENTERTAINMENTVIDEORENTAL610530003105491AMJsEtENTRECREATION379331130026633298FOODAWAYFROMHOME10975399300104539051TOTALSPENDINGELCRSALES2ELCRSAlESTOTALSPENDING1994FIGURESFROMCLARITASINC@whichwhencombinedtotal2133million2oronlyhalfofthesalesonELCRIfsalesalongthewholelengthofLittleCreekRoadwereincludedthentheannualsaleswouldbewellinexcessofhalfabilliondollarscomprisesspendingbothinsideandoutsidethetradeareaSignificantdifferencesbetweenthesetwofigureswouldshoweitherpeoplecomingintotheareatopurchasegoodsandservicesorresidentsgoingoutsideoftheareatoshopThelattersituationknownasoutshoppingisonewhichcanbeexploitedbynewstoresopeningonELCRSeeAppendixA15A20forcompleteareasalesandpurchasingpowerNotethatasthetradeareaexpandsthecaptureratewilldecreaseandsogiventhesizeofthetradeareathe36percentcapturerateisverysignificantWhatisspentinthetradeareawascomparedtoresidentstotalspendingwhichApparelfurniturefoodawayfromhomeandentertainmentarethefourmajorcategoriesofmerchandiseandserviceswheresiglSalesRevenueReportFiscalYear1993NorfolkCommissionerofRevenue120



nificantoutshoppingisoccurringTherelevantfiguresareshowninTable4NoticetheextremelylowcaptureratesparticularlyinthecaseofwomensmensandchildrensappareLAlthoughthecapturerateforfoodawayfromhomeishighat905percenttheabsolutedollarvalueof105millionisstillverysignificantSignificantsalesarelostbytheresidentialtradeareaandELCRcorridortotheNavycommissariesandexchangesApproximately25500activeandretiredmilitarywithbaseshoppingprivilegesliveintheELCRtradeareaTheyspend39millionattheexchangesand28millionatthecommissarieslocatedatNorfolkNavalBaseandEastLittleCreekAmphibiousBaseSeetheAppendixpageA22forhowtheseestimateswerecomputedTheexchangessellthefollowingassortmentofmerchandiseladiesclothescosmeticsandjewelrymensclotheschildrensclothesshoeshousewaresandconsumerelectronicsincludingcomputersIfitisassumedthat75percentor30millionoftotalexchangepurchasesbyELCRresidentsarespentonapparelthisaccountsforalmost40percentoftheoutshoppinginthisretailcategoryHowevertherestillremains36millionofoutshoppingforapparelwiththepotentialtocompetewiththeexchangesandcaptureashareoftheirsalessinceatjWgJ7rMHhand1994to199yP199094199499
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JOtherobservationsbyrespondentsgenerallysuggestaneedtoimproveELCRestheticallyandimprovetheselectionofmerchandiseintheoutshoppercategoriesThemostcitedsuggestionforimprovementwasanincreaseinpolicepatrolsatnightPerhapsthereisaneedforincreasedcooperationandcommunicationbetweenCitylawenforcementandtheBaseAlsomorepublicityregardingtheactualrelativelylowincidenceofcrimeintheareaseeAppendixA24forareacrimestatisticsThesestepsshouldhelptomakethecorridormuchmoreappealingtobasepersonnelAgenerallyfoundpreferencefromNavypersonnelistheneedtomakethefirstimpressionofELCRoutsideofGate1appearlesslikeastripBythisNavypersonnelmeanthesignageofferingthisthatandtheothertoElUPespeciallycardealersalongwiththebarsandgogojointswhichpresentagenerallyseedyandclasslesslookfortheareaRightfromtheirbasictrainingyoungenlistedpersonnelaretoldtostayawayfromsuchareasandtheinitialimpressionofELCRfromGate1withtheexceptionofEastlittleCreekShoppingCentersetsthetoneforthewholecorridornomatterwhattherealityThissuggeststhatfirstrevitalizationeffortsshouldbefocusedattheapproachtotheAmphibiousBasebecauseoftheimportanceofspendingbythemilitarytotheareaAshasbeenseenlargenumbersofpeoplearevisitingtheAmphibiousBasetoworkandshopandthereexiststhepotentialtoattractthemontotheELCRcorridorIBUSINESSOWNERSURVEYAninformalsurveyoftheELCRbusinesscommunitywascarriedoutbythepresidentofthemerchantsassociationTable10presentsasummaryoftheviewpointsofthebusinessownerssurveyedThegeneralfeelingamongELCRmerchantsisthatunlesshelpofsomesortisforthcomingtheELCRwilldeclinepastthepointofnoreturnTheyfeelthattheyneedtheinterestandsupportoftheCitytobringaboutthechangesnecessarytoattracttherighttypesofbusinessesintotheareaCrimeandsecuritywereissueswiththebusinessownersastheywerewithAmphibiousBasepersonnelandsoacomprehensivereviewoftheseconcernsshouldbeapartofanyrevitalizationprogramRETAILDIRECTIONSIMPACTINGONELCRThedegreeofcompetitionamongalltypesofretailerswillonlyintensifyaswemoveintothe21stcenturyDavidGlasspresidentandCEOofWalMarttoldthe1993NationalRetailFederationconventionthatallconceptsofdoingbusinessarechangingHepointedoutthatthecustomerofthe1990sislookingforgenuinevaluecoupledwithsuperioranddifferentcustomerservicesOthershavemadesimilarobservationsPRTrimmerinhisbook50PowerfulIdeasYouCanUsetoKeepYourCustomercalledcustomerservicethecompetitivebattlegroundforthe1990sf29



Theretailcustomerofthe1990sissignificantlydifferentfromthatofadecadeagoandretailstrategiesneedtobereassessedinviewofthechangingdemographicsandnewbuyingpatternsAmajortrendwhichwillcontinueisthedecliningimportanceofhouseholdscomprisedofmarriedcouplesThenumberofhouseholdofthistypehasdecreasedby55percentbetween1980and1991whilethenumberofpeoplelivingalonehasincreasedby24percent6AnotherdemographicchangeistheprojectedsurgeinthenumberofteenagersandyoungadultsinthenextfiveyearsThisgroupspendssignificantlymoremoneythanothersonclothingandentertainmentasdothosewholivealonewhichservestoemphasizetheimportanceofapparelandentertainmenttothefutureofELCRManymarriedcouplesconsistingofmaturingbabyboomershavechangedtheirprioritiestoemphasizemoreleisuretimeIncreasinglytheyhaverejectedthedaylongshoppingtripsinfavorofquickbuyandgopatternsThesechangingattitudestowardshoppingappeartohavehadaneffectontheretailingindustrySalesatsuperregionalmallsthosewithatleast3anchorstoressuchasMilitaryCircleandGreenbrierMalldropped73percentbetween1990and1992afterincreasing18percentduringthepreviousthreeyearsDuringthesameperiodretailsalesatsmallercommunityshoppingcentersincreased15percentandsalesoFurnttureTodayAugust211992atneighborhoodstripcentersincreasednearly7percentThesedataspeakparticularlyforcefullyregardingthefutureofELCRandtheprudenceofthecityinfullyfundingrevitalizationeffortsinatimelyfashionMorerecentcommentarystatesthatbyandlargeretailgrowthinthesuburbshascometoahaltandthatgrowthopportunitiesforretailersarenowbeingfoundmoreofteninurbanareasThereforethesituationwhichthismarketstudyhasfoundoftherebeingsignificantretailpotentialonELCRsupportstheseconclusionswhicharebasedonfindingsfromotherareasofthecountryApparelandaccessorystorespostedsalesof108billionin1993up27percentfrom1988holdingtheirownagainstdiscountersandcapturingclothingsalespreviouslyclaimedbydepartmentstoresThesetrendsfurthersuggestthetargetedmixofretailersforELCRshouldincludetheapparelcategoryIngeneralmosthouseholdshavebeenspendingmoreonhouseholdequipmentandfurnishingsinrecentyearsTheaveragehouseholdwillspend55percentmoreonfurnishingsin2000thanin19958ThereforeprospectsforthisoutshoppingcategorylookstrongandwouldrepresentapositiveadditiontotheELCRretailmixEstimatesofrestaurantsalesthrough1993indicatethatannualgrowthhaslaggedbehindthatofallretailoutletssince1991IfIUSATodayFebruary201995pageBl8AmericanDemograpbicsJanuary1995



Jtrendscontinuetheaveragehouseholdwillspend3percentlessonfoodawayfromhomein2000thanin19889ResidentsonELCRhaveindicatedthattheywouldliketoseeamidscalerestaurantsuchasApplebeesorChiChisThelatterwouldbeveryappropriatesincethePRlZMlifestyledataindicatedastrongpreferenceforMexicanfoodamongtradearearesidentsAnymarginalusedcardealersonELCRarelikelytodisappearasthenumberofleasecarshittingthemarketincreasesandpushesdownthepriceofusedcars1oSomarketforcesarelikelytocorrecttheperceivedproblemamongtheAmphibiousBasepersonnelandareashoppersoftherebeingtoomanyusedcarlotsonELCRConsumerspendingonentertainmentshouldgrowinthenextfiveyearstoanaverageof1700perhouseholdbytheyear2000Additionallyseveralentertainmentproductsandservicesshouldgetapowerfulboostindemandoverthenextfiveyearssuchasmoviespetstoysandplaygroundequipment1110IbidIIIbidf31CONCLUSIONSANDRECOMMENDATIONSThemarketstudyfnlfillsitsprimaryobjectivebyclearlydemonstratingthesignificantunrealizedpotentialthatexistswithrespecttotheELCRretailcorridorBetween1989and1993annualretailsalesofpartofELCRandSouthernShoppingCenterhaddeclinedfrom156millionto134millio12adropof14percentForthewholeoftheELCRcorridor14percentofsalesrepresents574millionJustbyarrestingthisdeclinetheCitywillrecoverapproximately28500013peryearorhalfofthelostsalestaxrevenuessinceashasbeenshowoverhalfofthoseshoppingonELCRarefromoutsideoftheCityofNorfolkIftheannualoutshoppingof129millionasshowninTable4canberecapturthiswouldrepresentapproximatelyanother64500014netincreaseinannualsalestaxrevenuestotheCityFactoringintheincreaseinpropertyvaluesandothertaxrevenueswhichfollowfromsuccessfularearevitalizationeffortsthenthereturntotheCityontheinvestmentitneedstomakewillbesubstantialISalesandRevenueReportFiscalYear1993NorfolkCommissionerofRevenue13574million2x1percent14129million2x1percentr



lTheattractionofnewretailersontoELCRandtheupgradingofexistingpropertieswillbelesslikelytooccuruntiltheCitymakesasubstantialandhighlyvisibleefforttoupgradetheestheticsofthearebeginningattheAmphibiousBaseTheseimprovementsshouldnotbestarteduntilcommitmentsfromasignificantnumberofownersdevelopersandretailershavebeenmadetorenovatetheirpropertiesparticularlythefacadesTheincentivetopropertyownersforrenovationswillbethehigherrentstheywillbeabletochargeoncetheELCRcorridorbecomesmoreattractivetoshoppersandadditionalretailersandbusinesseswanttolocatethereThisisinadditiontoanyimmediateincentivesprovidedbythecityforpropertyimprovementsIftheychoosetodonothingthenthevalueoftheirinvestmentwillcontinuetodeclineTheleadtakenbySouthernandlittleCreekEastShoppingCentersmustbefollowedbytheotherpropertyownerslittleCreekEastShoppingCenterhasseenitsoccupancyrategofrom60percentbeforerenovationto100percenttodayGovernmentagenciesshouldalsobeapproachedtorenovatetheirfacilitiesForexampletheELCRPostOfficeashasbeennotedpreviouslyneedsbetteraccessandparkingaswellasageneralfaceliftIThemarketstudyhasmetitssecondobjectivebyprovidinganalysisthatsuggeststheretailmixonELCRshouldbeexpandedinthecategoriesofaClothingIdeallyoneoftheshoppingcenterswouldspecializeinthiscategoryofmerchandiseanchoredbyadepartmentstorewithanassortmentofmensandwomensspecialtyclothingstoresbEntertainmentIntheGreenbrierareaofChesapeakeon6plusacresadedicatedentertainmentcomplexistobebuilt15ThereappearstobethedemandtosupportatleastaminiversionofthisconceptonELCRSomecombinationofmovietheatersvideogamearcademiniaturegolfwoulddowellAlsointhiscategorywouldbeamusicstoreandavideorentalstoreinadditiontoBlockbustercFurnitureThiscategoryisunderrepresentedonELCRPerhapsanotherretailersuchasGrandFurniturecouldbeattractedtotheareadRestaurantsThereisdemandandunmetspendingtosupportamidscalefamilyrestaurantsuchasanApplebeesBennigansChiChisorOliveGardenparticularlygiventhecommuterlunchtimedemandVirginianPilotAugust111994r32



OrganizingfortherevitalizationmarketingandpromotionofthewholeoflittleCreekRoadfromHamptonBoulevardtoShoreDrivemustbeapriorityThelittleCreekEastBusinessAssociationhasbeenfoundedandneedstostartworkingwiththeotherbusinessassociationsonlittleCreekRoadForthelonganewpermanentappropriatelyfundedorganizationwithfulltimestaffshouldbeformedThisneworganizationwillserveatleastsomeofthefollowingfunctionsaProvideanumbrellaorganizationforthevariousmerchantsorganizationsonlittleCreekRoadbDevelopandcoordinatelittleCreekpromotionalliteraturesuchasmapscouponbooksanddirectoriesparticularlyforthenavalbasesAlogoandsloganfortheareashouldbedevelopedtoenhancecoordinationofallcommunicationscCoordinatetechnicalassistanceandtrainingforsmallbusinesspersonsonlittleCreekRoaddOrganizespecialeventssuchassalesdaysandparadesalongwithallthenecessarypromotioneSetandmonitorarchitecturalstandardsforfacadeandsignageimprovementandestablishanappropriatedevelopmentthemeforthewholeareafliaisewiththeCityofNorfolkonallphasesofrevitalizationgEngageinlongrangepartnershipplanningwithagenciessuchastheVirginiaDepartmentofTransportationforpossiblelittleCreekRoadimprovementssuchasburyingutilitycableshCoordinatecommunitydevelopmentandcooperationwithothergroupssuchascivicleaguesandtheNavyiDevelopandmonitorabusinesspracticescodejCoordinatewithlawenforcementonsecurityissueskWorkwithneighborhoodcommunitiesbusinessesandthenavytosponsorrecreationalopportunitiesparticularlyforareateensThefindingsandrecommendationsofthismarketstudyshouldprovideasoundbasisforplanningandimplementingthestrategiesnecessarytorevitalizeELCR



Figure8ELCRRESIDENTIALNEIGHBORHOODBYCENSUSTRACT7rtWELCRResidentialNeighborhoodHOUSINGCONDITIONSINHAMPTONROADSINTRODUCTIONAnimportantcomponentintheanalysisoftheviabilityoftheELCRcorridoristhegeneralconditionofthehousingstockwithintheimmediatesurroundingresidentialneighborhoodanditseffectontheperceptionandthemarketdemandfortheELCRcorridormerchantsHousingconditionsthereforewereexaminedforthisareawhichisoutlinedinFigure8andforthepurposesofthissectionofthereportislabeledtheELCRResidentialNeighborhoodArea



1Twopercentofthehomeswereinviewofotherbuildingsthathadbeenvandalizedorhadtheirinteriorexposed2Theareahad563800housingunitsin1992ofwhich512700wereoccupied61percentbyownersand39percentbyrenters3Singlefamilyhomesat75percentofalloccupiedunitsarethepredominanthousingtypeinthearea4Themedianageofareahomeswas35yearsfortheCityofNorfolkcomparedwith19yearsfortheremainingarea5Homesintheareahadamedianof28bedroomsOfareahomeowners74percenthadcentralairconditioning89percenthadclothesdryers65percenthaddishwashersand47percenthadgarbagedisposals6Homesintheareahadamedianof24personsperunitwithamedianof59roomsperunit7Twentyninepercentofthesingledetachedandmobilehomeshadatleast2000squarefeetoflivingareawiththemedianbeing1613About63percentoftheseTheconditionofthehousingfortheELCRResidentialNeighborhoodisanintegralpartoftheoverallviabilityoftheELCRcorridorAlsotheconditionofthehousingstockandthegeneralperceptionoftheELCRcommercialareaswillhaveasignificantimpactontheinmigrationofnewresidentsintotheELCRNeighborhoodaswellasrepresentfuturelongtermmarketpotentialforELCRmerchantsNorfolkFIGURE9MedianHomePrice1990Census80000AssumedMktAreaGENERALHOUSINGCONDITIONSINHAMPTONROADSInthe1992AmericanHousingSUroey634percentofthehouseholdsintheHamptonRoadsarearatedtheirneighborhoodsaperfect10onascaleofoneto10andasimilarproportionreportedthattheirhomewasthebestplacetoliveTenpercentofhouseholdsalsoreportedthattheywerelivinginneighborhoodsthathadproblemswithcrimeand4percentreportedproblemswithhousingdeteriorationandlitter161992AmericanHousingSurveyUSDepartmentofComerceBureauofCensusreleasedNovember1995Otherinformationontheareahousingfromthereportprovidesthefollowinggeneraloverviewoftheregionshousingstock



maintenancecomparedto64percentintheWestandMidwestand66percentintheNortheastIhomeshadatleast500squarefeetperpersonwiththemedianbeing625squarefeetperperson8Thirteenpercentoftheowneroccupiedhomeswerelocatedonanacreormore9Fourpercentoftheoccupiedunitshadmoderateorseverephysicalproblemswithupkeeporwiththeplumbingheatingorelectricalsystems10Fourteenpercentofthehomeswereonstreetsinneedofminorormajorrepairs11Fivepercentofthemetroareasoccupiedhomeshadopencracksorholessomewhereinsidethehomes12OfallhomeReportauthorBarbaraWilliamssaysTheSouthcontainsarelativelylargenumberofmobilehomesandnewlybuilthomesandlowerincomehouseholdsallgroupswithlowerratesofmaintenanceandimprovementsForexample52percentofhomeownerswithincomesof60000ormorespentsomemoneyonahomeimprovementcomparedwith37percentforhomeownerswithincomeslessthan20000ThereforehomeownersintheSoutharenotaslikelytodohomeimprovementsshesaidHoweverduetothelargesizeoftheSouthernregionithadthelargestnumberofhouseholdspayingforeithermaintenanceorhomeimprovementsI8ownersapproximately86percenthadaporchdeckorpatio67percenthadagarageorcarportand58percenthadausablefireplace13Duringthetwoyearspriortothesurvey28percentoftheowneroccupiedunitswithrepairsimprovementsoralterationshadroofsreplacedand19percenthadkitchensremodeledoraddedInanotherrecentlyreleasedreportfromtheCensusBureaustatesthatFiftysixpercentofhomeownersresidinginthenationsSouthernregionspentmoneyonhome16HomeownersHomeMamtenanceandHomeImprovements1991H121934USDepartmentofCommerceBureauoftheCensus17MarketProfileAnalysis19931994editionStrategicMappingInc



Thereportalsoincludedthefollowinginformation1Householderswhohadlivedintheirhomesforatleasttwoyearsbutfewerthansixyearswasoneofthelargestmarketsforhomeimprovements2Homeownersofhomesbuiltbetween19701984weremorelikelytodomaintenancetotheirhomesthanhomeownersofhomesbuilteitherbeforeorafterthatperiod3Homeownersinstructuresbuiltsince1989werelesslikelytospendmoneyforeithermaintenanceorimprovementsascomparedwithhomeownersinstructuresbuiltpriorto1990HOUSINGINFORMATIONONLITTLECREEKIMMEDIATERESIDENTIALAREAiThehousingdatafromthe1990CensusprovidesthefollowinginformationabouttheoverallhousingcharacteristicsintheareathathasbeendefinedastheELCRresidentialareaThisareaistheprimaryresidentialhousingareaforthemerchantsalongtheCorridorTable11showsthattheareacontainsatotalof17553housingunitswhichrepresents178percentofthetotalofNorfolkhousingunitsThemedianvalueforhomesintheResidentialNeighborhoodaccordingtothe1990Censuswas77452whichwas39percenthigherthanthemedianvalueforNorfolkof74495Oftheseunitsinthearea16581wereoccupiedand972werevacantAvacancyrateof55percentcomparedtoNorfolkwhichhadanoverallvacancyrateof94percentFigure10Ofthetotalunitsinthearea9009or543percentwereowneroccupiedcomparedtoNorfolkoverallwhichhad39387or440percentFigure11The1990Censusreportedthatofthe43720individualsintheResidentialTradeArea4452or102percentwereclassifiedasbelowthepovertylevelcomparedto43944or193percentofthepopulationofNorfolkThepovertylevelfiguresforhouseholdswere96percentintheresidentialtradeareacomparedto177fortheCityoverallForfamiliesthefigureswere99



Figure12HOUSINGSTOCKELCRRESIDENTALNEIGHBORHOOD1990CENSUS17percentintheResidentialTradeareaverses151fortheCityTable11Therentalmarketfortheareaconsistedof7572unitswhichwererentedwithaaveragerentalpriceof354permonthTheserentedunitsrepresented151percentofthe50091unitsrentedinNorfolkoverallwhoseaveragemonthlyrentis361Table12TheCityofNorfolkDepartmentofCityPlanningandCodesAdministration20hasprovided1993informationonthehousingtypeoftheELCRResidentialTradeNeighborhoodOfthetotalof17917unitsreportbytheCity10259or515percentaresinglefamilydetachedunits298or17percentaresinglefamilyattachedunits776or43percentareclassifiedastwofamilyunits595or33per201990CensusUSDepartmentotCommerceBureauoftheCensusSingleFamilyDetschedSingleFamilyAttschedoTwoFamilyIIThreeorFourFamilyFiveorMIreFamilyVacsntFloorAreaoMDbileHomecentareclassifiedasthreeorfourfamilyunits5237or329percentareclassifiedasfiveormorefamilyunits61or03percentwerevacantfloorareaunitsand691or39percentwereinmobilehomeparksFigure12Approximately35percentoftheresidentsintheresidentialneighborhoodhadresidedtherelessthantwoyearswhileapproximately34percenthaveresidedintheareafortenormoreyearsInformationfromtheNorfolkMultiplelistingserviceshowsthatArea12whichistheareasouthofLittleCreekRoadeastofTidewaterDrivetotheNorfolkcitylinehad788propertiesontheactivelistingwithamedianpriceof65500andanaveragetimeonthe
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11ThesecondareaidentifiedforneartermaestheticimprovementsistheeasternsegmentsofthecorridorfromjustwestofNancyDrivethroughAzaleaGardenRoadandpotentiallyasfarwestasMeadowCreekRoadAreasIVandVAlongthisportionofthecorridorallmediansandroadshouldersactasapartofthestormdrainagesystemandarenottotallyappropriateforafulllandscapingtreatmentUntilsuchtimeinthefutureasafullundergroundandpipedstormdrainagesystemisinstalledlandscapingoptionswillbelimitedHoweveropportunitiesdoexistatexistingmedianbreaksandstreetintersectionsfortheimprovementandlandscapingofthenosesofthesemediansWhiletheseimprovementsarenottheultimatesolutionbecauseoftheirnumberandfrequencyalongthisportionofthecorridortheywillprovideasignificantvisualimprovementatareasonablecostLongTermConsiderationsTherearesomeissuesalongthecorridorwhichcannotbeaddressedovertheshorttermTheseissuesincludethefeasibilityofmodernizingthestormdrainagesystemalongtheeasternendofthecorridorfromapproximatelyMilitaryHighwaytojustwestofShoreDriveTheseimprovementswillrequiresignificantpublicinvestmentandmustbecontemplatedwithinthecontextofbeingundertakenwithotherpublicimprovementssuchascapacityenhancementadditionaltravellanesacomprehensivelandscapingschemeutilityundergroundingandupdatedlightingschemeItispossiblethattheseimprovementsalongthisportionofthecorridorAreasIVVandVImaybeaccomplishedinwholeorinpartwithintheexistingrightofwayorwithlimitedimpactonadjacentcommercialorresidentialdevelopmentThepotentialrangeofinfrastructureimprovementstothoseportionsofthecorridoridentifiedinAreasIIandIIIwillremainproblematicasthenumberofexistingrightofwaywillconstrainimprovementoptionsTherecommendedsurveywillbeafirststepinidentifyingthoseoptionsbutcreativewaystoinitiatepublicimprovementswithoutadverseimpactonprivatepropertywillbeanecessarypartofanyfuturestrategyCOOPERATIVEPUBLlCIPRIVATEINVESTMENTINCENTIVESFinallyabriefwordontheroleoflocalgovernmentascatalystintheredevelopmentprocessWhileinterestintheprocessandencouragementoftheprivatesectorshouldbetheprimaryroleoflocalgovernmenttheprovisionofjudiciallyearmarkedseedmoneyisalsonecessaryAmajorconstraintonredevelopmentalongELCRisthelackofopenacreagefornewdevelopmentForexampleaSuperKMartneedsatleast10plusacresItisrecommendedthattheNorfolkRedevelopmentandHousingAuthorityexplorethepossibilityofprovidinggrantsandotherfinancialincentivessothatpropertyownerswillbeencouragedtodemolishstructuresonexistingpropertiesandmakewayforredevelopmentGrantsarealreadybeingmadebyNRHAforfacadeimprovementsandtoextendthisconcepttodemolitionandsiteclearancemightbeverycosteffective48r
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